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PREFACE

The 1,570 acre community of Rock Creek Ranch is situated southeast of the Town of Sugerior,
Colorado. Bisected by Rock Creek, this unique property rises from low-lying terrain in the
northern portion of the property, through an expanse of rolling hills, to the higher ridge along its

southern boundary. The visual diversity, varied terrain and spectacular views afforded by this
property make it ideal for development.

In an effort to develop and promote Rock Creek Ranch as a complete well-planned and well
executed community, the Master Developer will, in conjunction with participating builders and the
Town of Superior, control and monitor all development activities within the property.

Set forth herein are standards and criteria which provide policies and procedures for the Design,
Development and Review of all proposed development within Rock Creek.

ZONING APPLICATION

The information contained within this section includes base data relating to the subject site and its
surroundings, as well as justification for this zoning request.

DEVELOPMENT STANDARDS

The Development Standards, approved by the Town of Superior in conjunction with the approved
Final Development Plan, is the governing zoning document for Rock Creek Ranch. This document
sets forth standards for building height, coverage, type of land use or activity, density, open space
and other zoning regulations within the community. Therefore, only those zoning matters not
expressly modified by this document shall remain under the control of the Zoning Ordinance -

Number 601. In case of conflicts with the Town of Superior Zoning Ordinance, the Development
Standards shall control.

PERFORMANCE CRITERIA

The intent of the Performance Criteria is to assist participating builders and developers in the
comprehensive design and development of property improvements, which meet the high quality
standards expected within Rock Creek Ranch. These criteria establish design and performance
standards which will be used by the Rock Creek Development Review Committee (RCDRC), and
shall be referenced by the Town of Superior, as a basis for review and approval of all development
proposed within the Rock Creen Ranch community.
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1.0 INTRODUCTION

Rock Creek Ranch is located in the northwest portion of the Denver Metropolitan area adjacent to

U.S. 36 just south of the Town of Superior, approximately fifteen miles from downtown Denver
and four miles from the City of Boulder.

The site extends across approximately three square miles of rolling terrain and encompasses
approximately 1,570 acres of land. Rock Creek Ranch is bordered to the north by U.S. Highway
36, also known as the Boulder/Denver Tumnpike; to the south by State Highway 128, or 120th
Avenue; on the west by McCaslin Boulevard; and to the east by the existing city limits of
Broomfield and Westech industrial/commercial park. The proposed W-470 highway may intersect
the southern portion of the property as it travels in a northeasterly direction from the south. This
potential intersection with West 120th Avenue would provide the first local access point to the

property prior to U.S. 36 and proposed W-470. This interchange would create a valuable asset to
the Town as well as the property owner.

1.1 Transportation Network

Uniquely located along thlS major ex1st1ng transportation network, the property is in an
excellent location to respond to the area's growth demands. The major existing transportation

network of the area in the vicinity of Rock Creek Ranch is shown on the Vicinity Map
(Figure 1.1) and described as follows:

A. Boulder/Denver Tumpike

This regional highway connects Boulder, Louisville, Superior, Broomfield, and.

Westminster to the Metropolitan transportation network by its connection with Interstate
25.

B. Wadsworth Boulevard

Two miles to the east of Rock Creek Ranch, State Highway 121 (Wadsworth
Boulevard) and State Highway 287 combine into one roadway which continues to the
north connecting many northern Front Range cities, such as Broomfield, Lafayette,
Longmont and Ft. Collins. Wadsworth Boulevard, south of the property, traverses
the entire Metropolitan area from Westminster to Douglas County.

C. West 120th Avenue

West 120th Avenue (Highway 128) has emerged as a primary arterial in
the north metropolitan area. It begins at the Platte River in Adams County and
continues west through Thornton, Northglenn, Westminster and Broomfield to
terminate at Highway 93 as Highway 128 in Boulder County.

D. Highway 93

Highway 93 is an important link between Boulder and Golden; the growth in the
Metropolitan area will cause this State Highway to increase in importance as a major
north-south highway on the west side of Denver. In fact, Highway 93's importance
has recently increased dramatically due to its consideration as the possible route for the
W-470 circumferential highway corridor.
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E. McCaslin Boulevard

McCaslin Boulevard forms the western boundary of Rock Creek Ranch. This roadway
begins in Lousiville to the and terminates in Arvada at approximately 64th Avenue.

F. Simms Street

This roadway currently terminates just south of the Jefferson County Airport but has
been proposed to be realigned to intersect West 120th Avenue at the Alkire alignment.

G. 88th Street

This roadway will serve as a major collector within Rock Creek Ranch and will connect
across U.S. 36 to The Storage Technology Development and Louisville.

H. Coalton Road (West 128th Avenue)

Coalton Road is currently a gravel road running through Rock Creek Ranch. The City

of Broomfield has plans to install an overpass on U.S. 36 to link Coalton Road with
Midway Boulevard.

1.2 Jefferson County Airport

The Jefferson County Airport is located approximately 1-1/2 miles east of the southeast
boundary of Rock Creek Ranch. The airport is currently undergoing a major master plan
update to determine airport expansion possibilities and steps needed to maintain the viability
of the airport into the future. The current data from the new master plan indicates that the 60
and 65 Ldn noise impact zones do not infringe upon the Rock Creek Ranch property at any
point. The 1986 Master Plan is not finalized at this time; however, a representative of the
Rock Creek Ranch development is on the Technical Advisory Committee of the Airport.

Additional information regarding the impact of the airport is contained in Section II
Sub-Section 11.0 of this document.

2.0 PROPERTY DESCRIPTION

The information in this section provides a general description of the existing physical properties of
Rock Creek Ranch.

2.1 Topography

The topography of Rock Creek Ranch varies from low lying areas along Rock Creek to
dramatic upland slopes along the southern portions of the project. Elevations on the property
range from approximately 5,800 feet on the far southern edge of the property to

approximately 5,400 feet at the lowest point along the Boulder/Denver Turnpike at the point
at which the creek passes under the highway.

The majority of the slopes are in the 0% to 8% range with 8% to 15% slopes occurring along
the drainage channels and 15% 20% slopes on the side slopes of ridges in the southemn
portion of the project. (Refer to Slope Map: I)

2.2 Vegetation

The Rock Creek Ranch property exhibits common vegetation resources consisting primarily
- of irrigated pasture lands and short prairie grasses that are interspersed with riparian plant
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communities along creeks and intermittent drainages. The native prairie includes both short
and mixed prairie grasses. Short grass prairie is dominated by blue gramma, buffalo grass
and a western wheat grass. Jew grass, needle grass and dryland sedge are also common.

Mixed grass prairie is a distinct vegetation type that exists because of unique moisture and
temperature conditions.

Cottonwood groves and upland shrubs exist on the site. Large stands of cottonwoods and
their associated understory occur along the reaches of Rock Creek; the understory of
cottonwood groves is predominantly perennial grasses and annual grasses and shrubs. The
upland shrub communities occur primarily in gullies which have eroded over the years;
snowberry, wild rose, chokecherry, willows and skunkbush are common plants occurring in
these areas. (Refer to Map II: Existing Conditions.)

2.3 Drainage

Rock Creek, located in the central portion of the site, is one of the major natural features of
the Rock Creek Ranch property. Characteristics of this alluvial channel include multiple
channel terraces, cottonwood stands and areas lined with riparian vegetation. The
drainageways on the southern portion of the property are well incised into the steeper slopes
due to faster-moving runoff. (Refer to Map II: Existing Conditions.)

2.4 Soils and Geology

The surface area of Rock Creek Ranch is primarily comprised of two upland soil
associations. North of Rock Creek there are level to moderately sloping, deep and well-

drained soils formed from clay parent material. Geological formations underlying these soils
are predominantly alluvium deposits.

The area south of Rock Creek includes slight to moderately sloping shallow soils formed
from weathered shale and sandstone. .

The underlying soils and bedrock of Rock Creek Ranch are predominantly sand and silt. It
should be noted that these soil and geologic formations should not prohibit site grading or

utility excavation and are suitable for a variety of foundation systems. (Refer to Document
A).

2.5 Undermining

A portion of Rock Creek Ranch, approximately 200 acres, is partially undermined.
However, a geotechnical engineering and subsidence investigation conducted by ATEC
Associates, Inc. did not encounter any conditions that would prevent the site from being
developed as presently proposed. Further tests, however, are planned prior to actual
development and these investigations will be submitted to the State Geologist for review
prior to any development occurring on undermined areas and shall be subject to the State
Geologist recommendation. (Refer to Document A.)

2.6 Visual Character

Rock Creek Ranch currently offers a gently rolling topography with several interesting visual
opportunities. Views are predominantly of the Rock Creek and the Flatirons along the Front
Range. Higher elevations on the property provide expansive views to the south, to the north
and to the west. Opportunities exist within the development of Rock Creek Ranch to
maximize the excellent views by siting structures with optimum visual orientations. (A map
of view areas of particular significance for both on and offsite character may be seen in the
map set as Map II: Existing Conditions.)
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3.0

2.7 Legal Description

The property encompasses approximately 1,570 acres. Included within Lhc boundaries of the
site are all or portions of the following sections:

Range W i S ign(
70W. 28S. 1

69w, 18S. 19,30,31,29
69V, 2S. 6

A metes and bounds description of the property is included in Section IV, Sub-Section 1.0
(Appendix) of this document.

LAND USE AND ZONING
3.1 Adjoining Land Use

This area of Boulder County has traditionally been a rural, agricultural area that has been
progressing toward a more sub-urbanized and urbanized character. Continuing growth in the

area is becoming evident as W-470 and the Boulder/Denver Tumpike inspire development
along this corridor.

Presently, portions of the Rock Creek Ranch lie within the Planned Urbanization Area for
both the Town of Superior and the City of Broomfield. As indicated on the Final
Development Plan, surrounding zoning classifications include Jefferson County industrial
and agricultural, Boulder County agricultural and rural residential, Louisville industrial,
Broomfield PUD, and Broomfield industrial and business in the Westech development.

Enclave parcels which exist within Rock Creek Ranch are as follows:

A. A small reservoir on the northem end of the property retained in ownership by Ruth
Bowes.

B. A five-acre homesite owned by Guy and Lena Hart (who have agreed to annex
concurrently).

C.

D.

Two 40-acre parcels, one owned by Marvin Smith and the other by Gary Flor.

Three parcels close to the northern edge totaling 25 acres, owned by Ted and Dora
Huiatt, John Hartnagle and Devere Hilliard.

E. Hodgson/Harris Reservoir, owned by Boulder County Open Space.

3.2 CURRENT ZONING-

The property is zoned for agricultural use(s) in both Jefferson and Boulder Counties.
3.3 PROPOSED ZONING

A Planned Unit Development zone district that includes a variety of residential and
non-residential uses.
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4.0 ZONING JUSTIFICATION

It is rare in the Denver metro area to find such dynamic development activity like the area near and
around the Rock Creek Ranch and the Town of Superior. Intense development along the U.S. 36
corridor, a proposed new highway and an increasing population have created a rapidly changing

climate for development The following are a few examples of recent changes in the area that justify
this zoning request:

Development of Interlocken Office Park.

Expansion of Jefferson County Airport.

Development of Westech Industrial park.

Proposed alignment of W-470 highway.

West 104th Avenue and U.S. 36 interchange.

The development of Centennial Valley by Homart Development Company.

mmouOw

The conditions in the area are supportive for Rock Creek Ranch to develop and the timing is
appropriate for a major mixed-use development in the area.

5.0 COMMUNITY SERVICES

It is anticipated that water and sewer services will be provided by a Rock Creek Ranch Metropolitan

District, in accordance with a District Service Plan to be provided to and approved by the Town of
Superior.

Fire protection services will be provided by the Cherryvale Fire Protection District. Educational
services will be provided for the children in grades kindergarten through twelve by the Boulder
Valley School District. (Refer to supporting documents B: Community Services referral letters.)
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1.0

INTRODUCTION
1.1 Statement of Project Intent

The proposed Rock Creek Ranch development represents the achievement of a coordinated
response to community needs and long-range market demands for a multiple-use residential,
office and retail development. It also represents a unique opportunity for the Town of

Superior to accommodate a high-quality development and enjoy the benefits of an expanded
economic base and major employment center.

The significant scale and variety of proposed land uses within the project are intended to
serve as a model for high-quality development. The intent of the Final Development Plan for
this project is to provide areas of urban development where land, transportation systems and
services can accommodate such uses, while also allowing residential neighborhoods of a
traditional low-scale, high-quality nature to develop within this planned community. This
plan also proposes multiple land use categories which allow for a variety of uses to occur
within the same development area. This flexibility in land use is intended to allow the plan to
respond to reasonable shifts in market demand and community development patterns.

The development "theme" for Rock Creek Ranch, given its large scale and long-term
buildout, will vary in character as different areas within the Ranch become ready for
development. The character of individual planning areas will be established at the time of
initial definitive planning, in a procedure referred to in this document as the "Sub-Area Plan"
stage. Overall development character will be established and maintained by the major
community design elements which will be of a consistent nature throughout the project.

The Final Development Plan for Rock Creek Ranch has been developed to incorporate the
following major design components:

A. A transition and compartmentalization of major uses as illustrated on the Final
Development Plan.

1. The most intense non-residential uses along West 120th Avenue, near the
proposed W-470 and at the West 140th Avenue project entrance and along the
northeastern portions of the project near U.S. 36.

2. Higher density residential uses in proximity to the major transportation ways and
activity areas.

3. The central location of low to moderate density residential development areas
and major community open space.

B. The development of a major internal roadway system that provides numerous

potential access location to major development areas and allows for a sense of
entry and continuity to the project.

C. An open space system that preserves natural project features while maintaining an
interconnecting pedestrian, bike or equestrian trail system throughout the community.

D. Provide the opportunity for the development of W-470 within the project.
1.2 Purpose and Objectives

The purpose of these Development Standards for Rock Creek Ranch is to provide a vehicle
for overall control of development and, in conjunction with the Performance Criteria, to

1I-1
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provide direction for development improvements to insure a well planned cohesive
community that will consistently maintain its appearance of quality. In order to allow the
needed flexibility in land use categories and to assure that haphazard or incompatible

development does not occur, specific land use controls and development review procedures
have also been developed.

1.3 Definitions

General

All definitions as contained within the present Town of Superior Zoning Ordinance No. 601
and Subdivision Ordinance No. 543 are hereby made a part of the Rock Creek Ranch Final
Development Plan. These definitions shall remain in effect even though the Town may
amend its codes, unless a specific amendment to this Final Development Plan is adopted

pursuant to the amendment provisions of the Rock Creek Ranch Final Development Plan
ordinance.

In addition to the above referenced definitions, the following specific definitions shall also

apply to this ordinance. In case there is a conflict the definition provided in this Final
Development Plan shall govern.

Building Ground Coverage: That portion of the ground or any building site which is covered
by structures having a floor, walls and fully enclosed roof. Building ground coverage shall
not include patios, decks, tennis courts, surface, underground, or partially underground
parking areas defined as those that do not have a building, structure above them, but where

the covered portion is used for indoor recreation, landscaping, patios or other open space or
park facilities.

Building Height: The highest vertical distance above a reference datum measured to the
highest point of the coping of a flat roof or to the deck line of a mansard roof or to the
highest gable of a pitched or hipped roof excluding fireplace chimneys. The reference datum
shall be the average finished ground grade at the exterior walls of a structure.

Community Open Space: The open space acreage of either a passive or active nature that is

public in character and available for use by the community at large and is delinated on the
Development Plan.

Density: The number of dwelling units that may be constructed per acre of ground. Acreage
is calculated on a gross basis and includes all internal rights-of-way, open space, private

streets, easements, and is calculated from the center line of any adjacent public or private
street(s).

Final Development Plan: The official zoning document for the Rock Creek Ranch which is
recorded by the Town of Superior Clerk.

Master Developer: The Rock Creek Ranch Partnership or any heirs, successors or assigns.
Neighborhood Open Space: The open space acreage of either a passive or active nature that
is private or owned in common (i.e. by a homeowner's association or recreation district) and

that is scaled to "neighborhood" use of residential or non-residential lands, and has facilities
appropriate to that neighborhood scale.

fi-2



2.0

Non-Residential Floor Area: The sum of the gross horizontal areas of the floor or floors of
the buildings. All horizontal dimensions of each floor are to be measured by the exterior

faces of walls of each such floor. In computing the non-residential floor area the following
shall be excluded.

Any floor area devoted to mechanical equipment serving the building(s).
Any floor area used as parking for vehicles.

Any floor area that serves as a pedestrian mall or public access way to shops.
Exterior balconies or deck areas including rooftop areas.

Hotel lobby areas, exclusive of shops or commercial areas.

Planning Area: An area of land indicated on the Final Development Plan, the boundaries of
which are streets, non-urban areas and other lines set forth on the Final Development Plan.

Sub-Area Plan: A Plan indicating the thematic character and illustrating conceptual land use
configurations intended to demonstrate compatibility and the ability to provide appropriate
infrastructure. (See Section 4 of these development standards for specific requirements).

GENERAL PROVISIONS
Intent

These general provisions are intended to apply to all development within Rock Creek Ranch.
The activities, conditions and restrictions set forth in this section remove the necessity for
providing separate sets of restrictions within each intended land use section. However,
additional covenants and restrictions referring to specific development areas within Rock

Creek Ranch may be included at the time of platting for those areas. All such provisions shall
apply unless they are amended.

Density Standards

The overall dwelling unit density and non-residential square footage permitted shall apply to
the entire Rock Creek Ranch Development and shall not be specifically applicable to any
portion thereof. Residential density and non-residential square footage are calculated on a
gross land area basis exclusive of the perimeter streets: Route 36; W-470; McCaslin and
120th. Rights-of-way, with the exception of McCaslin, 120th and W-470, and any other
dedications exclusive of Community Open Space are included in the gross land area. As
rights-of-way or other dedications are subtracted from the planning area, the planning area
acreages, the maximum allowable number of units and/or the non-residential square footage
remains the same for that planning area.

Transfer of Densities

The Rock Creek Development Review Committee (RCDRC) will monitor the density of all
residential and non-residential development. A maximum increase of ten percent (10%) from
the densities approved for each planning area on the Final Development Plan shall be allowed
on the Final Plat, provided that the total non-residential square footage does not exceed
15,000,000 and the total residential units does not exceed 8,000, as approved by this Final
Development Plan. Where a Development Area does not develop to its maximum allowable
number of units or non-residential square footage, the unused portion may be transferred to
another Development Area within the same or a different Sub-Area Plan, provided that the
Sub-Area Plan can demonstrate an ability to accommodate the transferred density in terms of
access, roads and services and the applicable Rules of Compatibility, the maximum height
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restrictions, the open space requirements and all other applicable standards for the proposed
uses are met. However, the total number of units within the overall development of Rock
Creek Ranch shall not exceed 8,000 and the total non-residential square footage shall not
exceed 15,000,000.To the extent that a transfer of density or non-residential intensity exceeds
the 10% allowed for each planning area, such transfers shall be subject to review and approval
by the RCDRC and subsequently by the Town of Superior under all applicable procedures
governing sub-area plans and subject to the Rules of Compatibility stated in Section 6.2.

Addition of Properties

Additional properties not currently within the boundaries of Rock Creek Ranch for which the
Rock Creek Ranch Master Developer submits annexation petitions to the Town, if annexed by
the Town, shall at the Master Developers discretion, be governed by the applicable
Development Standards and Performance Criteria for Rock Creek Ranch in the same manner
that they apply to Rock Creek Ranch.

olf Cour

A golf course, of either a public or private nature, may occur within any planning area,
including the community open space portions of Rock Creek Ranch. In the event that a golf
course is developed, the residential density and/or the non-residential square footage lost due
to the golf course may be transferred to other planning areas within the community. The Rock
Creck Development Review Committee will have sole authority over the approval of a golf

course. Any subsequent density transfer will be subject to the procedures and overall density
and intensity maximums noted in Item C above.

Reservoirs

Reservoirs will be permitted to be developed on any portion of Rock Creek Ranch with
approval of RCDRC. In the event that a reservoir is developed, the residential density and/or
the non-residential square footage lost due to the reservoirs development may be transferred to
other planning areas with the community. The Rock Creek Development Review Committee
will have sole authority over the approval of a reservoir. The density transfer will be subject to
the procedures and overall density and intensity maximums noted in Item C above.

Retirement Communities

Retirement Communities within Rock Creek Ranch are intended as secure, somewhat
self-contained residential developments providing a choice of housing types and a full array of
recreational and social amenities in a pleasing, park-like setting. Allowable uses which will be
required for the support and comfort of this adult population will include personal care,

therapeutic, medical and convenience facilities, typical to an insular, residential situation
catering primarily to the elderly.

Retirement communities will be allowed within any planning area where residential uses are
allowed, if approved by the RCDRC. Retirement communities which occur in residential
development areas subsequent to other residential development shall be bound by all
applicable rules of compatibility. At the discretion of the RCDRC and in addition to
residential uses allowed within such communities, uses ancillary and necessary to retirement
community such as nursing or rest homes, outpatient clinics, rehabilitation centers,

pharmacies and personal service facilities which are directed to the needs of the elderly will be
allowed. '
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H.

Mineral Extraction

Short term mining and drilling operations and the extraction of mineral, oil and gas deposits

from Rock Creek Ranch will be permitted at the discretion of the Committee provided that the
following requirements are met:

1. No mining operation or oil or gas well shall be allowed within two hundred (200) feet of
any exterior property line without the approval of the adjacent property owner. With the

approval of the adjacent property owner, mining, drilling and production shall be
allowed up to the property line.

2.  Mining operations shall comply with all requirements of the State of Colorado, all
applicable state statutes and Mined Land Reclamation Board requirements including
but not limited to air quality permits, and plans for phasing and reclamation.

3. All requirements by the State of Colorado protecting water quality shall be complied
with.

4. All mining, mineral extraction and drilling operations must be completed prior to
development of adjacent planning areas within Rock Creek Ranch unless otherwise
approved jointly by the RCDRC and the Town. Reclamation and reveoetanon must
occur before or simultaneously with adjacent development. .

5. Ifagas oroil drilling site becomes a producing well, a building permit shall be required
from the Building Department for installation of tank batteries, production rig, etc., and a
landscaped plan shall be required for review by the RCDRC to ensure proper screening .
and buffering. All applicable standards in these regulations, the Building code, the Fire
Code and the Rock Creek Ranch Performance Criteria shall apply.

6. No oil well or production shall be permitted within 125 feet of any dedicated public street

or highway or within 200 feet of any residence or building not necessary to the
operation.

7. No oil well or production shall be permitted within 300 feet of any building used as
place of public assemblage, institutions or school.

8.  The applicant must hold a majority share of all mineral rights.
w-47 rridor

In the event that there is a final determination that W-470 will not be developed or constructed
in any alignment, the planning areas within Rock Creek Ranch which are adjacent to the
W-470 corridor (Parcels 22, 31, 23, 30, 32, 25, 24, 33, 34, 29) shall be re-master planned

and zoned in appropriate categories of land use subject to the normal procedures of the Town
of Superior.

Utilities
All utilities, including electrical, gas, water, sewer, cable television, optic fiber lines,

telephone, etc. shall be located underground The Rock Creek DeveIOpment Review

Committes has the sole authority to waive this requirement in individual cases based upon
physical and/or eeonomic limitations.
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K. Animals

All animals normally considered as livestock such as, but not limited to, horses, cows, goats,
llamas, etc. shall be allowed in the Rock Creek Ranch only with the written approval of the
Rock Creek Development Review Committee.

3.0 DEVELOPMENT REVIEW

3.1 Establishment of a Development Review Committee

All site planning, land development activities and improvements within Rock Creek Ranch
shall be reviewed for approval by the Rock Creek Development Review Committee,
hereinafter referred to as the "RCDRC" or "the Committee”. The RCDRC shall represent an
"in-house review" process for the Master Developer. This procedure does not replace any
step within the Final Plat approval process which is described in the following section, but is
an additional step required prior to any submittal to the Town of Superior.

The RCDRC shall be organized as follows:

A.

The RCDRC shall consist of at least three (3) members appointed by the Master
Developer. The RCDRC will be a well balanced group with expertise sufficient to
review and evaluate site plans, landscape plans and Final Plat applications. It.is the
intent to have the RCDRC comprised of individuals with backgrounds in areas such as
engineering, land planning, land development, architecture, community development,
etc. The Town shall have the ability to appoint an additional member to the RCDRC. If
no person is appointed, the Town shall still be notified of all formal meetings of the

RCDRC. The Town-appointed member shall not be required in order to constitute a
quorum of the RCDRC.

The RCDRC will draft by-laws upon its formation.

The names and addresses of RCDRC members shall be on file for review by interested
parties at the offices of the Master Developer or its successors or assigns.

Each person shall hold this office until such time as they resign, are removed or a
successor is appointed, as set forth herein.

Except as provided below, the right to appoint or remove all members of the RCDRC
shall be vested solely in the Master Developer.

Any member of the RCDRC may at any time resign from the committee upon two
weeks written notice delivered to the Master Developer.

The Master Developer may record or cause to be re-recorded covenants, conditions and
restrictions (CCR's) for each subdivided parcel of land in Rock Creek Ranch. These
CCR's may provide for a Homeowner's Association or separate Design Review
Committee (DRC) to review and approve the architecture and design within the
subdivided parcel. At such time as a Homeowner's Association or DRC assumes
control, as defined in the CCR's for that parcel, the rights, powers and duties of the
RCDRC shall automatically be transferred to and assumed by said Association or DRC.

Except insofar as they have been transferred to one or more Homeowner's Association
or DRC, the rights, powers and duties of the RCDRC shall, one year after approval of
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the last Final Plat or Final Site Plan within Rock Creck Ranch, be transferred to the
Town of Superior.

3.2 Development Review Committee Duties

In order to carry out the standards, requirements, objectives and purpose of these
Development Standards and the Performance Criteria for Rock Creek Ranch, all land
development or use plans, site plans, landscape plans, final plats, final plat site plans or
amendments relating to or intended to be recorded against portions of Rock Creek Ranch
shall be submitted to the RCDRC for its review in accordance with the criteria listed below.
It is required that preliminary pre-application meetings between the applicant and the RCDRC
be held to review plan concepts, determine sub area plan requirements and to solicit the
Committee's initial responses and concerns.

A.

The RCDRC or its designated representatives may establish and charge reasonable and
uniform fees for reviewing submitted documents. Such fee schedule shall, at all time,

be on file for review by interested parties at the office of the Master Developer or its
SUCCESSOr Or assigns. = -

The RCDRC shall have the right to disapprove any such documents and/or plans which
are not in compliance with the standards, criteria requirements, objectives and purpose
of the aforementioned standards and criteria or are not suitable or desirable, in its
opinion, for aesthetic, architectural or other design or planning related reasons.

The Committee's approval or disapproval, as required herein, shall be in writing. The
RCDRC or its designated representatives shall provide this written notification and/or
recommendations and conditions of approval to the applicant within fifteen (15)
business days of submittal.

At this time, the Committee shall require a deposit for each multi-family and single
family attached dwelling unit or for each 1,000 square feet of commercial area. The
amount of the deposit will be determined by the RCDRC at the time of its formation.
These escrowed funds shall be returned to the owner, without interest, after all
landscaping is in place and is determined to be in satisfactory condition. If the
Committee requires revisions or additional material, this shall be discussed with the
applicant and it shall be provided to the Committee. Once drawings are approved, the
Committee or its designated representative will sign and place on the drawings a
certificate of approval. This shall be conclusive evidence that the document complies
with all applicable standards and requirements.

No plans or documents shall be submitted to, accepted by or approved by the Town of
Superior without RCDRC written approval. A finally approved document shall be
lodged permanently with the RCDRC. All subsequent material changes or additions
shall also be subject to approval by the RCDRC or its assigns.

The RCDRC shall have at its sole discretion the authority to approve or deny minor
adjustments and/or revisions to approved Final Plats. Minor adjustments may be made
when necessary in light of technical or engineering considerations, financial hardship,
or sound planning principles. The administrative review period by the RCDRC shall be
fifteen (15) working days from the time of submittal. Any adjustments made to an
approved Final Plat through the administrative review process shall be summarized in
writing and delivered to the Town Planning Commission Chairman for administrative
approval and recordation. An administrative review by the Town shall not require a
hearing by either the Town Planning Commission or Town Board. The administrative
approval must occur with the unanimous consent of the RCDRC and concurrence of the
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Planning Commission Chairman. Such minor adjustments shall not be permitted if any
of the following circumstances are resultant:

1. Change in the character of the development.

2. Amendments result in a land use or lot boundary change of more than ten percent
(10%) of the plan being amended.

3. Any amendment that has a major effect on, or substantially alters the utility or
roadway systems or creates incompatible land uses, scale of structures on height
of building by more than ten percent (10%).

The RCDRC shall have authority to deny any use, temporary use, special use and/or

conditional use that is being proposed and to approve such uses with concurrence of the
Town.

3.3 Enforcement

The Town of Superior, the RCDRC or the Master Developer, or its successors or assigns,
either individually or jointly, may enforce the standards, restrictions, conditions and
requirements imposed by these development standards. Enforcement may be by proceedings
at law or in equity against any person, firm or corporation violating or attempting to violate
any of these development standards. Such proceeding may be required, either to recover
damages for such violations, or to modify or remove structures fully or partially completed
in violation hereof, or all of the above. Every suit to enforce these standards or restrain a
violation or attempted violation hereof, or to modify or remove a structure fully or partially
completed in violation hereof shall be commenced no later than one year from the date of the

violation for which the action is to be brought or maintained. If this time period is exceeded,
no action may be brought.

Failure to enforce any standards contained herein shall in no event be deemed a waiver of the
right to do so thereafter. The RCDRC and the Master Developer, or their successors or
assigns, shall not be liable to reimburse any person, firm or corporation for costs incurred in
any suit brought to enforce or attempt to enforce these standards.

4.0 SUB-AREA PLAN AND FINAL PLAT PROCESSING

The development and Final Plat process within Rock Creek Ranch requires the submittal of three
sets of plan sheets and documents. The first is titled Sub-Area Plan. The second is titled Final
Plat; the third is titled Final Plat Site Plan. The sub-area plan is intended to establish the initial
neighborhood theme and character and to provide additional conceptual land use configurations.
The Final Plat is intended to provide engineering data relevant to the site. The Final Plat Site Plan
is intended to provide planning and design information. These three sets of documents may be
submitted concurrently and processed simultaneously or submitted separately to allow for the
subdivision of large parcels into sub-areas. The requirements for Sub-Area Plans, Final Plats and
Final Plat Site Plan Applications and the Final Plat approval process are described in the following

sub-sections. (Refer to Section 10.0 of the Appendix for the Development Procedures Flow
Chart.)

4.1 Sub-Area Plan Requirements

In order to ensure that development within Rock Creek Ranch will occur in a fashion that
provides sufficient and appropriate water/sewer service, road access/circulation and proposes
land uses that are compatible in effect, a Sub-Area Plan will be required as an accompaniment
to the initial plat submission for any part of a Planning Area that does not encompass 100%
of that planning area. Sub-area plans are intended to demonstrate the overall relationship of
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proposed land uses, circulation and mix of structures as a means of assuring the RCDRC and
the Town of Supcrior that development will occur in a well-planned, cohesive fashion with
appropriate consideration for public/private amenitics and open space.

A final determination of the area to be included in a Sub-Area Plan submission and the
appropriate area for any plat submission shall be made at a pre-application conference with
the RCDRC, prior to any formal submission. A determination of the appropriate size for a
sub-area plan submission shall be based upon inclusion of the following considerations:

A. The relationship of land parcels within the sub-area in terms of their need for linkage to
open space, parks and pedestrian systems.

B. Access from neighborhoods to collector-type streets.

C. Demonstration that by the definition of a sub-area plan adjacent land parcels are not
land-locked or otherwise denied access.

The Sub-Area Plan shall address in graphic form and accompanying explanatory text the
following:

A. Location of the Sub-Area within the overall context of the Rock Creek Ranch Plan.

B. Location of all significant natural or man-made features of the Sub-Area Plan site
including drainage divides, drainage corridors, vegetation, topographic slope and other
physical features that may affect development.

Statement of intended area character and community design elements.

Relationship of the area to be platted to the remainder of the Sub-Area.

General circulation plan to show locations of arterial and collector streets.

General water and sewer line locations for main service lines.

Proposed easements for utilities.

W™ a m m g o0

Preliminary overall drainage concept and location of retention areas.

I.  Generalized land uses and intensities proposed.

J. Location, size, type and designation of transitional areas, open space areas, parks,
landscaped areas and buffers.

K. Other information determined by the RCDRC as being necessary to fully explain the
Sub-Area Plan. (See Figure: Plan development submission process.)

The total number of residential units in a Sub-Area Plan may (at a maximum) be equal to the
allowable gross density of the Planning area in which the Sub-Area occurs, except where a
transfer of density has occurred in which case the gross density may be exceeded by 10%.

Where a mix of residential and non-residential land uses occurs within a Sub-Area Plan, the
allowable number of residential units in a horizontal mix may (at a maximum) be equal to
the gross density of the residential acreage (+10%). Where there is a vertical mix of uses
proposed (i.e., residential on the upper floors of office or commercial space) the allowable
number of residential units shall be equal to the gross density of the residential and
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non-residential acreage (+10%). Where a Development Arca does not develop to its
maximum allowable number of units or non-residenuial square footage, the unused portion
may be transferred to another Development Area within the same or a different Sub-Area,
provided that the Sub-Area Plan can demonstrate an ability to accommeodate the transferred
density in terms of access roads and services, the applicable Rules of Compatibility and
maximum height restrictions for the proposed uses are met. However, the total number of
units within the development of Rock Creek Ranch shall not exceed 8,000 and the total
non-residential square footage shall not exceed 15,000,000.

Sub-Area plans shall be submitted to the RCDRC for review and approval prior to

submission to any other agencies in accordance with the provisions governing Final Plat
submittal.

If, due to changes in market forces or buyer demand, an amendment to a Sub-Area Plan is
necessitated, such amendment shall be submitted to the RCDRC for review and approval
prior to being forwarded to the Town of Superior. Initial approval or denial of amended
Sub-Area Plans shall be the responsibility of the RCDRC with subsequent review by the
Town of Superior in accordance with the norm of sub-area plan review procedures.

Parcel Nos. 1, 2; 14, 15, 16; 30, 32 and 33 shall be considered as one parcel and thus a
sub-area plan that displays all included parcels shall be required. This same requirement is
also in effect for Parcel Nos. 25, 28 and 29. Additional parcels or groups of parcels may
also be required to be considered as one parcel at the discretion of the RCDRC.

The sketch plan and preliminary plat stages of the Superior Subdivision approval process
shall be waived for any subdivision application relating to any portion of the Rock Creek
Ranch so long as the application for subdivision approval is in accordance with the Final
Development Plan and development standards approved by the Town, unless sketch plan or
preliminary plat approval is specifically requested by the subdivider.

The Final Plat for any portion of the property shall be deemed to comply with the
requirements for sketch plan application and preliminary plat application, and the Final Plat
documents shall be the only documents necessary for submittal, review and approval by the

Town in conjunction with the subdivision process, provided that a sub-area plan has been
previously submitted or accompanies the plat.

For purposes of sale or transfer of areas less than thirty-five acres and composed of five lots
or less, the process of platting may be by a Minor Land subdivision plat. The Minor Land
Plat submission shall follow the procedures of the final plat drawing requirements as
described in Section 4.3. A Final Plat Site Plan will not be required for a Minor Land Plat
which describes lots only. Submission of a Minor Land Plat shall require the previous
submission of a sub-area plan, or a sub-area plan accompanying the Minor Land Plat.

Property platted under the Minor Land requirements, will, at such time as it is ready for more

detailed platting preparatory to development, be required to submit a Final Site Plan in
accordance with Section 4.4.

4.2 Final Plat Submittal Requirements

The Final Plat shall conform to and include the following:

A. Prior to submitting a Final Plat Application and/or Final Plat Site Plan to the Town of
Superior for review, fifteen (15) copies of the Final Plat and Site Plan must be
submitted, reviewed and approved by the Rock Creek Development Review Commuttee
(RCDRC). A letter stating the approval of the RCDRC including any terms or
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conditions of such approval and a brief description of compliance with these standurds
and the Performance Criteria must accompany the Final Plat Application or it shall not
be accepted by the Town.

A Final Plat may be submitted in sections covering any portion of the Rock Creck
Ranch Final Development Plan. Submission shall include a map indicating the section
of Rock Creek Ranch being subdivided and, if appropriate, each sheet numbered
accordingly, including title, legend, matchlines and other appropriate information.

Where an entire parcel is not subdivided, the sub-area plan must indicate the intended
disposition of the remainder of the parcel.

One (1) copy of the application form shall be submitted to the Town for review of a
Final Plat. (Refer to Section 11.0 of the Appendix for sample application form.)

Fifteen (15) black on white or blue on white sheet prints of the Final Plat shall be
submitted to the Town for distribution and review.

Fifteen (15) copies of the engineering plans and all required supplemental material,
including the following:

1. Copy of certification letter from the District Engineer indicating that the plat site
plan has been received and approved as part of the Final Plat Submission.

2. Street construction plans and profiles.

3. Final drainage plans and reports.

4. Final utility plans and profiles.

A clear and legible reproducible drawing of the Final Plat prepared in accordance with -
these requirements.

A copy of the indemnification agreement and certified check payable to the Rock Creek

Ranch District for review and filing fees for each Final Plat as established by the Rock
Creek Ranch District.

A letter(s) from the Rock Creek Ranch District will accompany any request for Final
Plat approval. The letter will include the manner in which the following items have
been addressed in sufficient detail to allow review by the Town:

All dedications

Reservations

Park sites

School sites

Access roads

Public lands

Water rights

Sanitary Sewer Service

Water service

10. Drainage Plans

11. Bonding of construction costs

12. Bonding of off-site improvements

13. All applicable fees '

14. Provisions for warranty if public improvements are not installed according to the
requirements imposed by the district.

15. Geotechnical and subsidence reports where applicable for the subject lands
submitted.

000G LI
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An exact copy of a certificate of a title insurance company or abstract of title suitably
certificd or certificate of title or title opinion submitted by an attorney which shall sct
forth the names of all owners of property included in the plat and shall include a list of
all mortgages, judgments, liens, easements, contracts and agreements of record which
shall affect the property covered by such plats. If the title opinion or commitment
discloses any of the above, then at the option of the Planning Commission the holders
or owners of such mortgages, judgments, liens, easements, contracts or agreements

shall be required to join in and approve the application before the plat shall be acted
upon by the Planning Commission.

Where a portion of an existing easement is contiguous to a proposed easement or
right-of-way of a new subdivision, proof of the dedication of the existing easement or
right-of-way acceptable to the Town Planning Commission must be submitted.

When a new street will intersect with a State Highway, a copy of the State Highway
permit shall be submitted.

If a plat is revised, a copy of the old plat shall be provided for comparison purposes.
A summary statement shall be submitted which shall include the following:

a. Total development area in acres and square feet.

b.  Total number of proposed dwelling units.

c. Intended character and/or theme of the development proposal as specified in the
Sub-Area Plan.

d. Estimated construction cost and proposed method of financing of the streets and
related facilities, water distribution system, sewage collection system, flood plain
protection, storm drainage facilities and such other facilities as may be necessary.

No subdivision shall be approved until such data, surveys, analyses, studies, plans and
designs have been submitted and reviewed by the district and found to meet all sound
planning and engineering requirements of the Town and the District and the conditions
contained in this document. An engineer from the Rock Creek Ranch Metropolitan
District or an independent licensed engineer will review all street construction plans and
profiles, final drainage plans and reports and final utility plans and profiles.

A letter stating the engineer's findings and recommendation(s) will accompany the Final
Plat. The engineering review and approval by the District's registered engineer shall be
the only engineering approval required by the Town.

A receipt shall be issued to the subdivider by the Town Clerk for the Final Plat
submission when it has been determined that the submission includes all the
requirements set forth in these regulations. The date of the Planning Commission
meeting to review the Final Plat and related documents shall be specified on the receipt.

4.3 Final Plat Drawing Requirements

The Final Plat shall be prepared and certification made as to its accuracy by a registered land

surveyor licensed to practice in the State of Colorado. A poorly drawn or illegible plat is
sufficient cause for its rejection.

The Final Plat-shall be drafted at suitable scale, preferably of 1" = 100', by the use of
permanent black ink on linen or any stable drafting media with outer dimensions of
twenty-four (24) inches by thirty-six (36) inches. Good draftsmanship shall be required in

order for all of the following information to be shown accurately and legibly. It shall contain
the following: '
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Title, scale, north indication arrow and date.

Primary survey control points, monuments, descriptions and ties, dimensions, angles
and bearings and similar data shall be shown on the Plat as may be necded to determince
boundary and lot closures. Primary control points and monuments shall be as specified
by State law and shall actually exist in the field before Final Plat approval. Rouad

intersection and ends shall be suitably monumented and ties filed with the Town Clerk
for engineering review.

Tract boundary lines, rights-of-way lines of streets, easements and other rights-of-way,
and property lines of re51dent1al lots and other sites, with'accurate dimensions, bearings
or angles, and radii, arcs or chords, and central angles of all curves.

Name and rights-of-way width of each street or other rights-of-way.
Location, dimensions and purpose of any easements.
Number to identify each lot or site and each block.

Location and description of monuments.

Excepted parcels shall be marked "Not included in this subdivision" and the boundary
completely indicated by bearings and distances. A tie shall be provided to indicate the
relationship of such a parcel to the area platted.

All land within the boundaries of the plat shall be accounted for either as lots,
walkways, streets, alleys or excepted parcels.

Non-contiguous parcels shall not be included in one plat, nor shall more
than one plat be made on the same sheet. Contiguous parcels owned by different

parties may be embraced in one plat, provided that all owners join in the dedication and
acknowledgement.

Lengths shall be shown to hundredths of a foot, and angles and bearings shall be
shown to seconds of arc.

Block and lot permanent reference points shall be set.

The surveyor preparing the plat shall certify on the plat that it conforms to these
regulations and to all applicable State laws and that the monuments described in it have
been placed as described. He shall affix his name and seal.

The dedications or certifications shown in the appendix of this document shall be

provided on the Final Plat. (Refer to Sections 2.0 through 8.0 of the Appendix for
sample documents.)

4.4 Final Plat Site Plan Requirements

Additionally, the following information will be provided as part of the Final Plat Application
and shall be included on separate sheets as separate drawings which may, at the applicant's

discretion, be processed concurrently with the Final Plat. All sheets shall be submitted and
titled "Final Plat Site Plan”.

A complete site plan showing the major details of the proposed development prepared at a
scale of no less detail than 1" = 5Q' shall be submitted in sufficient detail to evaluate the land
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planning, building design and other features of the site and the proposed development. The
site plan and supporting documents shall also indicate:

A.

B.

North indication arrow, plan preparation date and subsequent revision dates, name and
address of firm or individual who prepared the plan.

The building envelope, size, setback dimensions and maximum height of all proposcd
structures and all existing structures which are to be retained on the site.

Location, dimensions and names of adjacent streets and proposed internal streets.
Location and dimensions of bike/pedestrian paths and walkways shall be shown.

The proposed layout of any parking areas including location and dimensions of parking
spaces, curb islands, internal planter strips, maneuvering aisles, access driveways with
indication of direction of travel, service areas and loading areas.

Location and design of all exterior lighting, signage and fencing used to divide
properties and to screen mechanical equipment and trash containers. Drawings, photos

or other graphic methods of displaying the appearance and relationship to the site of
these elements.

Existing specific physical features on the site, including drainageways, major stands of
trees, lakes, buildings and structures, with indication as to which are to be retained.

Site data in tabular form including:

Total area of the property (square feet and % of site area)

Building coverage (square feet and % of site area)

Parking lot coverage (square feet and % of site area)

All other landscape area coverage (square feet and % of site area)
Number of parking stalls provided/number of parking stalls required
Number of residential units and density as appropriate

Existing and proposed gross floor area (square feet) and proposed floor area
ratios.

SO L

Topography and proposed grading at a minimum of two-foot (2°) contour intervals.

Landscaping plan (separate drawing) at a scale no less than 1 inch = 50 feet (preferably
1 inch = 20 feet), to include landscape design of all site areas including: entries,
streetscape, and public and private open space. A description of the landscape palette
with location of all plantings and landscape features or design elements including: tree
groupings, berms, shrubs, walks, paths, site furniture (if any) and fencing. Size and
type of all materials at the time of planting shall be specified. The plan shall take iri:o
account erosion control, vegetative wind control, sound baffling and snowdrifting
influence through plant placement.

Building elevation drawings that are keyed to a building materials palette for all
proposed structures displaying colors, textures, use of materials and architectural detail.
(Additional materials including perspectives or scale models may be required if deemed
necessary by the RCDRC to illustrate the design concept.

A copy of certification letter from the District engineer, indicating that the final plat site
plan has been received and approved as part of the Final Plat submission:
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Street construction plans and profiles
Final drainage plans and reports
Final utility plans and profiles

W —

L. The size and location of all existing and proposed public and private utility and
emergency easements or other rights-of-way.

M. The areas which are to be conveyed, dedicated or reserved as general open space,

common park areas, including public parks and recreational areas, and as sites for
schools or other public buildings.

N. If applicable, the portion of land to be left in a natural condition as community open
space, stated in terms of acreage or square footage, as well as the ratio of open space in
areas to be developed stated on a square feet per unit basis.

O. An explanation of the objectives to be achieved by the development, including building
descriptions, sketches or elevations as may be required to describe the objectives.

P. A development schedule indicating the approximate date when construction of the
planned unit or stages of the planned unit can be expected to begin and be completed.

Q. A description of snow removal methods or techniques to be utilized.

R. A description of the proposed method of providing ongoing (permanent) maintenance
of all non-private buildings, facilities, areas, landscaping and thoroughfares.

S. Copies of any special agreements, conveyances, restrictions, or covenants which will

govern the use, maintenance and continued protection of the property and any of its
COMmmMOnN areas.

T. An explanatory statement and any appropriate exhibits to demonstrate compliance with
the applicable Rules of Compatibility.

4.5 Sub-Area and Final Plat Review Procedures

The procedures for Sub-Area Plan and Final Plat application review for any parcel of land
within the existing boundaries of the Rock Creek Ranch as described within this document

are provided in the following sub-section. (Refer to Section 9.0 of the Appendix for Final
Plat Process Flow Chart.)

Prior to submitting a Sub-Area Plan, Final Plat Application and/or Final Plat Site Plan to the
Town of Superior for review, the Sub-Area Plan, Final Plat, Final Plat Site Plan and any
required Engineering Studies must be reviewed and approved by the Rock Creek
Development Review Committee (RCDRC). A letter or other written notification stating the

approval of the RCDRC must accompany the Final Plat Application or it shall not be
accepted by the Town.

Such applications may be submitted to the Town Planning Commission or to the designated
representative of the Planning Commission, which shall be the Town Clerk. The day on
which the application is accepted by the Town is, for the purpose of scheduling hearings,
considered to be the first day of the official submittal. Applications must be submitted prior
to noon to be "accepted” by the Town on that date. Applications submitted after noon will be
"accepted” by the Town on the date of the following working day.
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Applications for Final Plat review may be submitted by:

«  The owner(s) of the subject property.
. Any person, firm or corporation with the written consent of the property owner.

«  Any other individual, group or government agency with the written consent of the
property owner(s).

When a Sub-Area Plan and/or Final Plat application has been officially submitted and
accepted by the Town Planning Commission or its designated representative, it shall be
placed on the agenda of the Town Planning Commission's next scheduled meeting review,
provided that a minimum of forty (40), but no more than fifty (50), calendar days has

elapsed between the official receipt of the material by the Planning Commission and the
scheduled date of the meeting.

The Town Planning Commission or its authorized representative shall, within three (3) dayvs
of the official receipt of the complete submission, distribute copies of the Sub-Area Plan or
Final Plat and supporting documents provided by the subdivider for review as follows:

1. To the appropriate school district.
2. To any utility, special district or ditch company, as applicable.

3. To the local Soil Conservation District Board(s) for explicit review and
recommendations regarding soil suitability, flooding problems and watershed
protection. Such referral shall be made even though all or part of a proposed
subdivision is not located within a conservation district boundary.

Colorado State Highway Department for parcels adjacent to a state highway.

Colorado Department of Health for parcels south of the Sections 30/31 Section Line.

4
5
6. Jefferson County Airport.
7

Other applicable reviewing agencies as determined by the Planning Commission.

In order to be considered, all recommendations for the preceeding listed offices shall be
submitted to the Planning Commission in writing at least thirty (30) days from receipt of the
Final Plat. The failure of any agency to respond in writing within thirty (30) days or within
the period of an extension granted in writing by the applicant shall, for the purpose of the
hearing on the plan, be deemed an approval of such plan by that agency.

In the event that any referral agency recommends that a Sub-Area Plan or Final Plat

application be denied, the reason(s) for denial shall be specifically presented in writing by a
representative of the referrin g agency.

Within thirty-five (35) days of the official submittal date, the Town shall make available
copies of all review comments to the applicant.

The Town Planning Commission shall review the Sub-Area Plan or Final Plat at a regularly
scheduled public meeting. The Commission may recommend changes or modifications to
the Sub-Area Plan or Final Plat in the public interest. If the Sub-Area Plan or Final Plat and
all supplementary data complies with the applicable requirements of the regulations of the
approved Rock Creek Ranch Final Development Plan, the Town Planning Commission shall
endorse the Planning Commission Certificate provided on the plat.
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Within five (3) days after review of the Sub-Arca Plan or Final Plat at the public meeting., the
Town Planning Commission shall deliver written notification of its Review to the Board of
Trustees. Recommended modification to the Final Plat, or future Final Plats, if any, shall be
noted on three (3) prints of the Sub-Area Plan or plat: one copy to be transmitted to the Bourd
of Trustees; one copy to be retained in the Planning Commission files; and one copy to be
transmitted to the subdivider/applicant. The only basis for rejection of a Sub-Area Plan or
Final Plat shall be its non-conformance to adopted rules and regulations and the lack of
conformance with the approved Rock Creek Ranch Final Development Plan. Formal
continuence of a Plat or a Sub-Area Plan submission may be at the request of the applicant or
at the request of the Planning Commission, for purposes of providing additional information
or testimony, but shall require, in any case, the consent of the applicant. Absence of the
applicant's consent to a motion for continuance will require the Planning Commission to take

action upon the application. If the application is continued, it shall be to a date and time
certain.

The applicant/subdivider may request that the Planning Commission defer voting on the
Sub-Area Plan or Final Plat at the public hearing for a maximum of seven (7) days. If a vote
is deferred, the written notification sent to the Board of Trustees shall occur within five (5)

days of the Planning Commission vote. The applicant may request the vote deferral at any
time prior to or during the public hearing.

If a Sub-Area Plan is submitted as a separate application, no hearing before the Town Board
is required. If, however, the Sub-Area Plan is submitted concurrently with a Final Plat, the
Sub-Area Plan will continue onto the Town Board concurrent with the Plat.

The Town Board of Trustees shall review the Final Plat within fourteen (14) days of receipt .
of transmittal from the Planning Commission or at the next regularly scheduled public
meeting. Failure of the Board to act on the application within fourteen (14) days of such
request or at the next regularly scheduled meeting shall be deemed a favorable approval of
the Final Plat and a certificate shall be issued immediately thereafter to that effect. If the
Board determines that the Final Plat submission complies with the applicable requirements of

the Rock Creek Ranch Approved Final Development Plan, the Board shall endorse the Board
of Trustees certificate on the plat.

If the recommendation from the Planning Commission is for approval and the vote was

unanimous, the Town Board may approve the Final Plat application as a consent agenda itern
without public testimony.

4.6 Notes

In the event the Planning Commission or Town Board deny any application for Final Plat
approval, the reason(s) for denial shall be specifically set forth in the written motion or
resolution recommending denial or denying the Plat application, provided that such written
reasons be attached to the motion or resolution within five (5) business days.

The Planning Commission shall review an application for Final Plat approval no sooner than
forty (40) days and no later than fifty (50) days from the official submittal date.

Addmonally, the Town Board shall review the Final Plat application within fourteen (14)
days of receipt of the Planning Commission transmittal or at the next regularly scheduled
meeting. An extension to this schedule can only be granted by the applicant/subdivider in
writing to either the Planning Commission or the Town Board.

If the Planning Commission recommendation is for denial, it shall be at the sole discretion of
the applicant/subdivider to withdraw the Final Plat application, prior to the Town Board
public hearing. If the applicant does not request a withdrawal in writing to the Planning
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Commission or its designated representative, the application will be transmitted, on schedule
to the Town Board. A request for withdrawal must be made by the applicant within the

period following the Planning Commission vote and prior to the hearing before the Town
Board.

The RCDRC shall have at its sole discretion the administrative authority to approve or deny

minor adjustments and/or revisions to approved Final Plats as discussed in Section 3.2.E of
these standards.

Please refer to the Final Plat Process Flow Chart in the Appendix for a schematic diagram of
the Final Plat process.

4.7 Municipal Fees
The following fees will be assessed by the Town.

Impact Fee: This fee will be assessed at three percent (3%) of construction materials used as
described in the Annexation Agreement.

Final Plat Fee: The fees for Final Plat review shall be consistent with the effort required
under normally accepted standards for timely review of submissions. The fees shall be
non-discriminatory and shall be applied uniformly to all development within the Town. The

fee schedule shall be adopted by the Town prior to the first final plat or Sub-Area Plan
submission.

Sub-Area Plan Fee: Sub-Area Plan submission fees shall be consistent with those required
under normally accepted standards for timely review of Sketch Plan submissions.

Building Permit Fee: This will be assessed as described in the 1985 Uniform Building Code,
or in the most currently adopted code that the Town specifies.

Plan Check Fee: This will be assessed at sixty-five percent (65%) of the building permit fee.

5.0 CIRCULATION

The information contained in this section describes the vehicular, bicycle and pedestrian circulation
for Rock Creek Ranch.

5.1 Vehicular Circulation
A. Intent

The major vehicular circulation system for Rock Creek Ranch is designed to allow safe and
efficient movement of traffic while providing numerous effective potential access locations to
major development areas. The roadway network is designed to work in conjunction with the
general topography of the site and associated drainage courses in order to reduce grading and
construction costs and provide a pleasant visual quality while driving. Major access
locations from the highways that adjoin the project are posmoned such that they maximize
sight distances and provide a sense of entry into the project. At the time of any further
development at Rock Creek Ranch the Master Developer, the District Engineer and any
participating builders will work closely with the Colorado Division of Hwhways to assess
and analize potential traffic impacts on the surrounding transportation network.
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B. Road Alienment

The following information describes the major roadways indicated on the plan. ILocual
roadways are not indicated and will be reviewed for approval upon submittal of plans to the
Rock Creek Development Review Committee prior to submission to the Town for its review
under procedures for sub-area plans and Final Plats.

1.

As indicated on the Final Development Plan, Alkire Street, the major arterial that
exits the southeast area of the site, is proposed to connect with the realignment of
Simms Street. It is expected that this connection will occur when Rock Creek

Ranch develops to such an extent that this roadway is required. If, prior to the
development of the Simms/Alkire connection, another local project develops a
northerly connection to the proposed Simms Street extension, then it is expected
that the noted major arterial from Rock Creek Ranch will form a "T" intersection
with "Simms extended".

The existing alignments of both 88th Avenue and West 128th Avenue (Coalton
Road) have been altered in order to accentuate project continuity, provide better

development area access, require less grading and thereby reduce construction
costs.

As noted on the Plan, the collector on the North Indiana Alignment has been
indicated as a potential roadway to be developed generally as shown, only if
determined necessary in the review of sub-area plans for adjoining areas by the
Rock Creek Development Review Committee, and the Town.

The cross-sectional configurations shown in Section 2.2 of the Performance
Criteria are based on preliminary traffic information prepared in conjunction with
this document; any adjustments to these cross sections that may be necessary in
the future will be subject to approval by the Rock Creek Development Review
Committee and review by the district engineer and the Town of Superior. The
special entrance treatments that will be provided for, as indicated in the

Performance Criteria, may also require adjustments .o these roadway cross
sections.

No roadway improvements have been indicated for potential W-470; these will be
based upon future design.

Roadway improvements will be provided for the adjoining half of existing West
120th Avenue (State Highway 128) and McCaslin Boulevard. These roadway
improvements will incorporate acceleration/deceleration lanes off West 120th
Avenue and McCaslin Boulevard to serve the major access locations shown or
other access locations approved during the Final Plat Process.

The Rock Creek Ranch Development Review Committee, with proper notice to the
Town, shall be allowed to reasonably adjust roadway alignments shown on th

Final Development Plan as necessary to assist in construction ease, roadway
connections, etc. without any additional review by the Town. This may include a

possible realignment of 124th Avenue and Alkire if Alkire and Simms are not
contiguous.

Based on Final Plat or Final Site Plan Review, the RCDRC may, if necessary to .
provide safe access, allow any roadway including local roadways, to traverse
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designated Community Open Space areas. The alignment of these roadways shall
be as perpendicular as possible to the Open Space area in order to reduce impacts.

5.2 Roadway Classification

The classification of each major roadway as indicated on the Final Development Plan, is
defined as follows:

Roadway L.ocation Classification
West 140th Avenue . All Minor Arterial
West 88th Avenue N/O Alkire Major Collector
North Alkire Street All Major Arterial*
North Indiana Street - .N/O 128th Major Collector
North Indiana Street S/0 128th Minor Collector
West 128th Avenue All Minor Arterial
West 124th Avenue All Major Collector

West 120th Avenue
(Highway 128) All Major Arterial

McCaslin Boulevard All Major Arterial

*Note: May have to be widened to six lanes south of 128th in the future,
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5.3 Roadway Design Criteria

The following information shall be adhered to in the design of the roadways for

Rock Creek Ranch:
Minimum Minimum Maximum Maximum

Maximum Length Radius Side Side

Grade Vertical Horizontal Slopes Slopes
Roadway (1,2) Curve (2) Curve (3) Tangent (Earth (Rock
Classifications (Percent) (Feet) (Feet) Length (4) Cut/Fill) (3) Cuts)
Major Arterial 6 300 500 300 2:1 111
Minor Arterial 6 300 500 300 21 11
Major Collector 6 100 . 200 100 2:1 1:1
Minor Collector 6 100 200 100 2:1 1:1
Local 8 100 100 50 21 1:1
Cul-De-Sac 8 100 100 50 2:1 1:1
Private 8 75 100 50 2:1 1:1

Notes:

(1) When Geographical limitations warrant, maximum grade may be increased by 2% upon approval of the
District Engineer. In extreme topographical conditions, the Town may consider increased local street grades

up to 10%. Where reduced minimum center line radii are used, center line grades shall not exceed 6% on
primary arterials and 8% on local streets.

()  Minimum vertical curve may require modification according to road grade.
3) When site limitations warrant, the District may consider a reduced centerline radius.
) When site limitations warrant, minimum tangents between horizontal curves may bé reduced.

5) Slopes steeper than 3:1 shall comply with Section 7.0 environmental protection section of the Performance
Criteria and shall be subject to approval by the Rock Creek Development Review Committee.
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Right-of-Way (1) Recommended

Median Posted
Travel Width (2) Speed
(Feet) Lanes (Feet) (MPH) Parking
Major Anerial 120 4-6 16 45-50 No on-street
Minor Arterial 100 4 16 3545 No on-street
Major Collector 80 4 14 (5) 25-35 No on-street
Minor Collector 70 24 --- 25-3§5 On-street -
optional (6)
Local 50 (4) . 2 - 15-25 On-street
Cul-De-Sac (3) 50 (4) 2 - 15 On-street
Private - h 2 —_ 15 On-street

Notes:
(1)  Easements for utilities and pedestrian walkways are included herein.

(2)  Medians in roadways are subject to final approval by the Rock Creek Development Review Committee.

3) Pavement width for cul-de-sac and "eyebrow bulbs” from flow-line to flow-line shall be a minimum of 75 feet
in diameter.

(4)  Final determination subject to approval by the Town.
(5)  Median optional, subject to RCDRC approval.
©6) Final determination to be based on projected traffic volumes.

(7)  Typical sections for road types are shown in Figure 5.1.

5.4 Pedestrian and Bicycle Circulation

Pedestrian and bicycle circulation has been given special emphasis within the development to
assure ease of movement and to encourage use of non-motorized vehicles. In addition to the
opportunity to use the community open space areas for pedestrian circulation, a landscaped
trail system has been planned for along the sides of the major roadways, as indicated in the

typical roadway sections found in Section 2.2 of the Performance Criteria and illustrated on
the Final Development Plan.

Bicycle circulation in some cases shall also be provided by the addition of an integrated
bicycle lanes along both sides of the major roadways, either attached or as separate facilities;
this is illustrated in Section 2.2 of the Performance Criteria.

Sound planning principles also dictate that pedestrian open space trail systems that provide
connections to the community open space be located within individual development areas:
however, such development shall be the responsibility of developers within these areas and

(18
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6.0

with the specific approval of the Rock Creek Development Review Committee and subject to
the requirements of the Performance Criteria to ensure continuous trails and construction of
improvements (see also Section 9.0).

5.5 Parking Requirements
The information that follows indicates parking requirements for different use types. In all

cases 50% of the parking stalls may be for compact cars. Additionally, there shall be two
handicap spaces for every one hundred parking stalls.

Tvpe of Use . R ir

Hotels/Motels 1.2 spaces/living unit
Commercial Uses . 1.0 space/200 square feet gross leasable area
Office 1.0 space/300 square feet gross leasable arca
Office (medical, dental ‘
or clinic) - 1.0 space/200 square feet gross leasable area
Places of Public Assembly 1.0 space/3 persons of rated occupancy
(restaurants, theaters, nightclubs) _
Multi-Family Residential 1.5 spaces/one bedroom unit
2.0 spaces/two bedroom unit
2.5 spaces/three or more bedroom unit
Single Family Residential 2.0 spaces/unit
Warehouse, Component Assembly
and Related Uses 1.0 spaces/500 square feet gross leasable area.

Variances may be granted on a case-by-case
basis by the Rock Creek Development Review
Committee.

Note: Parking requirements for Elderly Housing designations shall be determined after

specific review of the type of Housing proposed. Standards shall be those normally accepted
by ITE or other similar authority for the proposed use type.

Shared Parking

Shared parking will be permitted only by approval of the Rock Creek Development Review
Committee. Shared parking will be evaluated on a case-by-case basis, taking into account
future development of the area on which shared parking is to occur. Prior to approval,
written consent from the property owners entering into the Agreement shall be required.
Shared parking calculations shall be based on sound parking generation standards and must
be documented prior to approval.

LAND USE CONTROLS
6.1 Intent

The preparation of a Master Plan for a land area sufficiently large enough to allow for a
variety of land' uses, must provide flexibility over the project's build-out to meet changing
demands of the market place. At the same time, this flexibility must not compromise the
quality or privacy of residential neighborhoods or established land uses. Allowing